CITY OFM ARYSVILLE C OMPREHENSIVEPLAN

V. HOUSING ELEMENT

INTRODUCTION
The Housing Element provides an inventory and analysis of existing household
characteristics, housing stock, housing characteristics, and housing needs within

Marysville and its UGA. It identifies projected housing needs and identifies goals and
policies to guide future housing development to meet these needs within the
community.

A. BACKGROUND

The Growth Management Act requires cities a nd counties to adop t a Housing E lement
within our respective comprehensive plans. The Act identifies the following goal as
guidance for comprehensive plans:

OEncourage the availability of affordabl e housin
population of this state, promote a variety of residential densities and housing types,
and encourage preservation of existing house stoc

This Housing Element recognizes the vitality and character of established
neighborhoods and identifies sufficient land for housing to accommodate a range of

housing types and prices.  This Element uses statistics and inform ation from the 2010 U.S.
Census, the Snohomish County Tomorrow Growth Monitoring Reports , the 2008 to 2012
American Community Survey, the Washington State Office of Financial Management,

and Snohomish County Information Services . These sources report information in a
variety of statistic al units: census tracts, jurisdictional boundaries such as the Marysville
city limits and Snohomish County , and the Marysville urban growth boundary. Figure 5-1
shows the relationship of the Urban Growth Area and individual census tracts. City
boundarie s have change substantially since the last Comprehensive Plan update a
result of several major annexation s. Therefore, change reported in the City between
2000 and 201 0, may reflect annexation of existing neighborhoods, as well as new
development.

Key factors that influence housing goals and policies for this plan update are:

Existing housing characteristics including ownership, housing types, age, and quality;
Availability and cost of existing housing;

Wages and income, and the trends of job creation;

Social factors such as household composition and race;

Characteristics of the current population and forecast growth; and

Projected housing needs.
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I n Snohomi sh Countyds General tBbkescyhBtaont hHoaosin
the C ounty shall collaborate to report housing characteristics and needs in a timely

manner for jurisdictions to conduct major comprehensive plan updates and to assess

progress toward achieving CPPs on housing6. Build
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preparing the countywide HO -5 Report, this Element furthers this goal by providing
detailed, local information on existing conditions for housing in Marysville so the City
can plan more effectively to promote housing for all economic segments  and
collaborate with neigh  boring jurisdictions. This Element describe sthe spectrum of
assisted and market rate housing within the City of Marysuville.

Over the past two decades, Marysvilleds proximity
transportation corridors, small community aesthetic, and reasonable cost of living drove

dramatic population growth, which is projected to continue moving forward. Most of

this growth has been residential in nature, yielding an imbalance between commercial

and residenti al development. Key challenges the City is addressing include

encouraging a greater diversity of housing, improving urban amenities, renovating the

Downtown area , and promoting living wage jobs within the City.

Several housing -specific terms and concepts will be used throughout the Housing
Eement . Household income | evels wild.l be defined by
Il ncomedb6, or AMI. For this report, me-Belleaue HWDo us e h ol

Metro Fair Market Rent Area (HMFA) is used for AMI |, because it is the measure HUD uses
to a dminister its programs, and is the predominant metric used for the purpose of

assessing housing affordability. The 2012 Seattle -Bellevue HMFA was $88,000. All of
Snohomish County is included in this HMFA. The affordable housing field defines income
levels as they relate to AMI. These are  contained in Table 5 -1 below:

Table 5-1 Household Categories

Category of Households % of Median Income Income Range
Extremely Low Income 0% - 30% $0 - $26,400
Very Low Income 31%- 50% $27,280 - $44,000
Low Income 51% - 80% $44,800 - $70,400
Moderate Income 81% - 95% $71,280 - $83,600
Middle Income 96% - 120% $84,480 - $105,600

When a household spends more than 30% of their income on housing, they are

consi der e dosttbardebheel 66 and, i f | o Wkelyhavetosarnfiee, wi | |
spending on other essentials like food and medical care. In addition to mortgage and

rent payments, housing costs include utilities, home insurance, and property taxes.

0Cost burdend is used as a benclhanbty. k to evaluat e

B. OVERVIEW

Marysville is a growing city hometo 21,623 households and 62,809 residents. While not

one of the Countyds major employment centers in
near commercial and industrial centers and its median income, at $65,627, is close to

that of the County overall, at $68,338.
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Currently, 41% of hou seholds in Marysville are considered
devote more than 30% of their monthl  y income to housing costs. Cost

cost-burdened , meaning they

challenging for households with lower incomes, who may have to sacrifice other
Marysvill eds
income renters are cost-burdened (those earning between 30 and 50% Area Median
Income, or AMI), compared to 22% of moderate income renters (those earning

essential needs to afford hou sing. Ninety -one percent (91%) o f

between 80 and 95% AMI). Additional summary st

Table 5-2 A Summary of Marysville by the Numbers

2014 Population

Total Households

Family? Households with Minor Children
Cost-Burdened Households
Households Earning Less than 50% AMI

2012 Median Household Income
Minimum Income to Afford 2012 Median

2013 Total Homes

Single Family Homes, Detached or Attached

Multifamily Homes
Manufactured Homes

Section 8 Housing Choice Vouchers 4
Other Dedicated Subsidized Housing Units
Workforce Housing Units

Total Renter-Occupied Housing Units
Total Owner -Occupied Housing Units
Total Vacant Housing Units

1 US Census Bureau; American Community Survey, 2008
2This is based on the US Census

- 2012

atistics are presented below.

62,809
21,6231
7,564
8,976
6,877

$65,627
$45,595

22,593
18,032
3,305
1,246

394
305
602

6,553

15,070
970

Bur eauds

more people (one of whom is the householder) related by birth, marriage, or adoption

residing inthesameho usi ng uni t .
3 Snohomish County Assessor, 2013
4 Housing Authority of Shohomish County, 2013
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The City features a higher rate of home ownership than other communities in the

County, with 67% of its homes owner -occupied and 29% renter -occupied. Further, local

homeownership rates rose over the past decade while they dropped in other cities.

Ninety -four percent ( 94%) of Marysville homeowners live in single family homes, while

renters are evenly split between single - and multifamily homes.  Five percent ( 5%) of the

Cityds housing stock is comprised of manufactured
distribut ion across the County.

The Cityds poorest rentcest-suadenendrtehamkteheg Ciot p@&s
owners. While the portion of  cost-burdened households drops as income rises for both

renters and owners, the improvement is much more dramatic fo r renters. At 50% Area

Median Income (AMI) and above, renters become less likely to be cost -burdened than

owners with similar incomes - 29% of middle income owners in Marysville are cost -

burdened compared to only 6% of middle income renters.

2013 Dupreand Scott data suggests the Cityds mar ket r a
affordable to households earning at least 50% AMI (considered at least low income

with some one - and two -bedroom units available to households earning between 30

and 50% AMI (considered ver y lowincome). There is no evidence of market rate units of

any size that are affordable to extremely low income households, or larger units

affordable to very low income households, though this is expected in current market

conditions. Shared rental housi ng is a market rate option for these households, though it

will not work for all households, particularly families.

A lack of affordable rental housing for extremely low and very low income households is

very common, as, in order to operate a property and keep rents | ow enough i
housing market, some kind of financial assistance is typically required. Assistance can
be ongoing, to make up the difference between 30% of a tenant 6 sicome and market

rents (such units are ¢ osreport)yl erbespovidedas tapitaldi zedd i n
funding, reducing overall project costs and making it possible to keep rent levels down
(considered OoOworkforced units). Marysville curren
housing and 602 units of workforce housing. However, with 6,877 households  within

Marysville earning less than 50% AMI, there is a need to increase this supply within the

area. The City is pursuing a number of stra tegies to address this challenge.

In 2012, the median sale price for a home  5in Marysville was $185,000. For a family to
afford the estimated monthly cost of this home without being cost-burdened , they
would require an annual income of at least $45,705, well below City, County, and the
Seattle -Bellevue HMFA median income. Thisis considered low income for a household

two to four individuals in size, and very low income for larger households. The estimated
monthly costs of the majority of homes sold in 2012 were affordable to households

earning at least 50% AMI (considered low incom e), with decreasing affordability as size
increases. However, while monthly ownership costs on these homes may be affordable

5 Includes detached & attached single family homes, condominiums, and
manufactured homes
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to lower income households, there are still other possible barriers to home ownership not
captured in these figures, such  as lack o f access to financing or a down payment.
There are also other concerns for existing homeowners such as vulnerability to
foreclosure.

In general, there are more small households than small homes in Marysville. While 55% of
the Cityds hous e hdafdneoravo peopteoconyp26% a& homes are two
bedrooms or less in size. This trend is not unique to the City, and is not as severe as in
other areas. Across the County, 58% of households are one or two people in size, while
only 35% of homes are two be drooms or less in size. 6 For those households making the
minimum income to afford housing of an appropriate size for their household, living in a
larger u nit is likely to result in cost -burden.

6 US Census Bureau; American Community Survey, 2008 -2012
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Figure 5-1 Marysville Census Tract s
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C. PorPULATION ANDCOMMUNITY

In 2014, Marysville was home to an estimated 62,809 people, representinga 169%
increase over its 2000 population of ~ 23,315.7 This increase includes multiple annexations
including the Central Marysville Annexation which brought 20,048 new residents into the

City, and today only small portions of Marysvill eds
County still predicts Marysville will continue to grow at a strong rate, accommodati ng

25,489 more residents by 2035. This is the second largest absolute increase in population

predicted in Snohomish County cities after Everett, and will require an estimated 10,513

additional housing units. 8 According to the 02012 ®BnShdhansihh!| e Land
Countyo6, there is sufficient capacity to a&commod

Further analysis by the City shows that the 2035 growth projections will also be able to
be met within the current  city limits.

Figure 5-2 Total Population within City of Marysville, 1990 6 2013
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Source: Washington State Office of Financial Management, 2013

7 Washington Stat e Office of Financial Management, 2013

8 2013 Housing Characteristics and Needs Report

Snohomi sh County Tomorrow, 02012 Buildable Lands
2013

Housing Element
57
Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OFMARYSVILLE) COMPREHENSIVEPLAN
Figure 5-3 Total Population, City of Marysville
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Figure 5-4 Vacant Housing Units, City of Marysville
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l. Household , Family, and Population Characteristics

Ma r y s v2012%° goputation includes 21,623 households. Of th ese, 15,298, or 70%, are
family 11 households , and 49 % of those families have children.  (Overall, 35% of
households have children). In Snohomish County overall, 68% of households are families,
and 48% of those families have children.  The average family size in Marysville is3.24,
compared to 3.12 for the County (see Figure 5-7). Renter households are larger than
owner households, with an average of 2.85 individuals versus 2.73.12 This is a departure
from Snohomish County trends , where owner households are larger on average.

As showninFigure 5-8, t he Cityds share of owners was higher
County, though this share increased from 2000 to 2010. In Marysville, 63% of households

were owners in 2000, compared to 68% across the County. In 2010, 69% of Marysville

households were owners, compared to 67% across the County. 13 Housing vacancy rates

are | ower in Marysville than the County overall,
2012 vacancy rate for owned units was 1.5%, compared to 1.8% across the County. For

rented units, the rate was 2.9%, compared to 4.7% across the County. 14

8.5% of Marysville residents are foreign born compared to 14% for the C ounty as a

whole. The majority of foreign born residents in Marysvi  lle are Asian or Latin American -

43% and 32%, respectively. 13% of residents speak a language other than English in the

home compared to 18% for the whole County , With 39% of those speaking a language

other than Englishinthehome s peaking English I[68ss than overy w

The shapeofthe Cityds popul ati on p\yos6eoffersdsome sneightwmio i n Fi g
its housing needs and how they may be <changing.
tremendous overall growth during this period, both through typical means and through

annexation. Second, is the age of the population. In 2010, the median age was 34.2

years. In 2013, 27.5% of residents were under the age of 18; 9.1% were between the

ages of 18 and 24; 28.8% were from 25 to 44; 24.7% were from 45 to 64; and 9.9% were

65 years of age or older. The gender makeup of the city was 49.4% male and 50.6%

female . While the shape of the 2010 pyramid is similar to the 2000 pyramid , with a dip in

the young adult range, there is no longer a pronounced peak for the cohorts in their

30s. Instead, ther e are now relatively even, larger numbers across a wide range of

cohorts, reflecting overall growth, including an increasing share of older adults.

Accommodating the needs of older adults will be a significant consideration for

housing planning across Snoh omish County , and within the City, moving forward.

10 2012 data is used as, at time of writing, it is the most recent ACS 5 -year data available

1Based on the US Census Bureauds definition of fa
people (one of whom is the householder) related by birth, marriage, or adoptio n

residing in the same housing unit. o

12 US Census Bureau; American Community Survey, 2008 -2012
13 US Census Bureau, 2000; US Census Bureau, 2010

14 US Census Bureau; American Community Survey, 2012

15 |bid

Housing Element
510
Marysville Integrated Comprehensive Plan, Development Regulations and FEIS



CITY OFM ARYSVILLE C OMPREHENSIVEPLAN

Figure 5-5 Population Share by Housing Tenure, City of Marysville & Snohomish County
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Figure 5-6 Marysville Population Pyramid, 2000 6 2010
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Figure 5-7 Average Family Size, City of Marysville

-
|

|

State Rte 53il-1_—b_5
i :_ \

i
|
!
i
Family Size State Rte 528 |
2.44-2.87 State Rte 529
\¥4
2.88-3.07 z: \
- L \,
3.08-3.34 o -
3.35-3.64 () |
3.65-4.12 T\ |
A I \
i | City Limits N
e e
| UGA
1 T 1 1 1T 1 1]
0 0.5 1 2 Miles . ) .
Sources: US Census Bureau; American Community Survey, 2008  -2012; Snohomish County

Information Services, 2013

Housing Element
512
Marysville Integrated Comprehensive Plan, Development Regulations and FEIS































































































































































	Section_05_Appendix A.pdf
	Introduction to the Countywide Planning Policies
	Purpose
	Organization of the Document
	State Context and Goals
	Regional Context
	Countywide Context

	Central Principles and Framework Policies
	General Framework Policies
	Joint Planning Policies

	Development Patterns
	Urban Growth Areas and Land Use
	Rural Land Use and Resource Lands
	Orderly Development

	Housing
	Economic Development and Employment
	Transportation
	The Natural Environment
	Public Services and Facilities
	General Public Services
	Essential Public Facilities
	Appendix A – UGA & MUGA Boundary Maps
	Appendix B – Growth Targets
	Appendix C – Growth Target Procedure Steps for GF-5
	Appendix D – Reasonable Measures
	Appendix E – Procedures for Buildable Lands Reporting in Response to GF-7
	Appendix F – List of Issues for Interlocal Agreements
	Appendix G – Definitions of Key Terms
	Appendix H – Fiscal Impact Analysis



